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What follows is a proposal to redevelop the 
southern portion of the Hillsboro Airport 
located in Hillsboro, OR. The airport is 
owned by the Port of Portland. Currently, 
some of the property proposed for 
redevelopment is located “behind the 
fence”, in airport secure locations. The Port 
looks to open up and active land on the 
south end of the airport for commercial 
development. 
The redevelopment plan must consider the 
needs of the Port of Portland, Washington 
County – neighbors and owners of the new 
Fairgrounds Master Plan development just 





The City of Hillsboro is home to 105,164 
residents and growing while serving as the 
center for the high-tech industry cluster 
known as Silicon Forest and one of the 
most significant contributors to jobs and 
the regional economy for the Portland 
Metropolitan Region.  
 
The Hillsboro Airport (IATA: HIO, ICAO: KHIO) 
was established in 1928 and has over 
200,000 operations annually. It operates as 
a corporate, general aviation and flight-
training airport. The airport has a Federal 
Aviation Administration control tower, three 
paved runways, hangars, fueling facilities, 
and a small passenger terminal. Hillsboro 
Airport is also a port of entry, with a single-
public transit to the south (rail and bus) and 
has access to highways with US 26 to the 
north of the site. The airport fronts on NE 
Cornell Road which sees 19,800+ cars daily. 
The City of Hillsboro gained ownership of 
the airport from a private owner in the early 
1930’s. Ownership was transferred to the 
Port of Portland in 1964. The airport 
became an international port of entry in 
2007. It is the second largest airport in 
Oregon. 
 
Market Assessment  
 
Viking Development’s Redevelopment Plan, 
the Aero District, proposes the inclusion of 
retail (including an International Food 
Market), flex industrial and a hotel in the 
future phasing. We feel such uses are a 







person U.S. Customs and Border Protection 
office. Hillsboro Airport is accessible by  
Retail Analysis 
 
The development team proposes to create a 
small neighborhood center with the 
International Food Market as anchor tenant, 
65,600 SQ FT of retail space. The 
development is located behind a 
stormwater management buffer, distancing 
it from Cornwell Road to prevent the 
appearance of strip retail. The site is 
located in the Sunset Corridor submarket. 
Within the submarket, vacancy rates at 
around 2.9% and asking rent per square 
foot is about $27.79. 
 
Hillsboro is one of the most diverse cities in 
Oregon. The trade area for the International 
Food Market has a high Asian and Hispanic 
population. The market research defines 
the ethnic population’s buying power, 
showing support for such a market.  
 
Flex Industrial Analysis 
 
Most of the proposed redevelopment plan is 
for flex industrial space at 178,150 SQFT of 
space. Reusing some of the current 
buildings onsite lend to these types of 
spaces and research of the area shows the 
flex industrial space is in high demand. 
Current vacancy rates are at 2.7%, with 
asking rent per square foot at about $12.97 
for the Sunset Corridor submarket. Local 
brokers and the City of Hillsboro expressed 
the need for such spaces to support the 




Viking Development hotel space allocation 
is 49,600 SQ FT. Due to the current market 
conditions, building a hotel is not current 
economically feasible. The Redevelopment 
Plan left space for construction of a new 
hotel in the latter phasing, to be built in 
more favorable market conditions. The Port 
is exercising its right to have the current 
hotel removed; therefore, Viking 
Development’s suggestion of repositioning 
the current hotel was not developed further 












The site is two parcels, 36 acres north of 
Cornell Road and 5 acres south of the road. 
The smaller parcel contains the hotel site. 
The Redevelopment Plan, the Aero District, 
looks to reuse many existing structures, 
creating an industrial feel. This decision 
was considered to reduce environmental 
impact, pay homage to the airport’s history, 
keep cost of redevelopment down and deal 
with the constraints of short land lease 
terms and need for future, flexible 
redevelopment opportunity. New 
construction will also be metal industrial 
buildings, with deconstruction capability. 
 
Viking Development proposes the following 
social/community/cultural diversity 
initiatives to help with placemaking and to 
highlight the Port of Portland’s commitment 
to local community, art and culture: 
□ Improving the Youth Career Outreach 
Program 
□ Implementing an Airport Business 
Diversity Initiative  
□ Creating a Sister Airport Program 
□ Integrate the onsite Aviation 
Museum into the District  
□ Create an Aero-plane Artist Design 
Initiative 
□ Bring the Hillsboro Roller Derby 




Furthermore, Viking Development proposes 
to include the following environmental 
initiative in the Redevelopment Plan: 
□ Reuse and Deconstructable Building 
Design 
□ Stormwater Management 
□ Deicing Treatment Initiative 
 
  




Projected Returns and Risks 
 
Project construction is done in 4 phases, 
over 48 months. Lease up starts in phase 3. 
Length of hold is assumed to be 50 years. 









Summary of Returns: Conclusion 
 
This redevelopment effort will require a 
large equity investment upfront in order to 
make it work as banks will find it too risky. 
It requires considerable cooperation 





















The City of Hillsboro is home to 105,164 
residents and growing while serving as the 
center for the high-tech industry cluster 
known as Silicon Forest and one of the 
most significant contributors to jobs and 
the regional economy for the Portland 
Metropolitan Region.  
 
Incorporated in 1976, Hillsboro has become 
the “high tech hub of Oregon”. The City 
describes Hillsboro as “growing rapidly and 
with a purpose”.  Currently, Hillsboro is the 
5th largest city in Oregon and the largest 
city in Washington County comprised of 
21.6 square miles of land with a population 
of 105,164 and rapidly growing per the 
United States Census Bureau.  
 
 
Agriculture still plays a key role in the 
economy, but Hillsboro has transitioned 
into an attractive location for high-tech 
manufacturing businesses, like Intel. 
Hillsboro has become a sought after 
location as a result of the resources it 
offers and it’s generally flat topography. 
Hillsboro is an affordable option in terms of 
cost of living and has an extremely healthy 
economy with top employers like Intel, 
Nike, Wells Fargo, Kaiser Permanente, Solar 
World to name a few. With such a healthy 
high tech based industry within its border it 
has been coined the “Tallest Tree in the 
Silicon Forest”.  
 
The City of Hillsboro boasts being home to 
the fourth largest school district in Oregon,  
 
 
two higher education campuses, and 28 
parks, and more than 1,500 acres of green 
spaces.  The City of Hillsboro prides itself 
on being one of the most diverse cities in 
the region, as of 2016, with 41% of its 
population being non-white and/or 
Hispanic, well above the region’s 26% non-
white and/or Hispanic population.   
 
Many surrounding cities such as Cornelius 
and Forest Grove frequent Hillsboro for 
shopping and events. 
 
  




Hillsboro Airport  
(IATA: HIO, ICAO: KHIO)  
 
Established in 1928, it is Oregon's second 
busiest airport with over 200,000 
operations annually is a corporate, general 
aviation and flight-training airport.  Located 
in the north-central area of Hillsboro, in 
Portland's western and Washington County 
suburbs bordered by Intel, Orenco Station, 
Evergreen Office Park, and many other high-
tech corporations.  
 
The airport includes a Federal Aviation 
Administration control tower, three paved 






small passenger terminal. Hillsboro Airport 
is also a port of entry, with a single-person 
U.S. Customs and Border Protection office. 
 
Hillsboro Airport is connected to the 
metropolitan area by TriMet buses and the 
MAX Blue Line's Fair Complex/Hillsboro 
Airport station. The transit station is 
located to the south of the airport, across 
the growing Washington County 
Fairgrounds. 
 






and 3,600-feet), an FAA air traffic control 
tower and an instrument landing system.  
The airport is home to local corporate flight 
departments, aircraft charter services, 
flight schools, aircraft maintenance and 
repair operations, corporate air shuttle 
service, and a U.S. Customs and Border 









Coordinates: N45°32.53' / W122°57.04' 
Located 15 miles SW of Portland, Oregon on 
900 acres of land. Surveyed Elevation is 208 











 Hillsboro Airport 1940s  





The Hillsboro Airport (HIO) was founded in 
1928, when Dr. Elmer H Smith1 bough the 
100-acre site and built two runways so he 
could land his plane, the first in the town.  
At the time, the site was surrounded by 
open fields and the City limits did not 
stretch past the now 176-year old 
downtown. 
 
The City purchased the airport for $7500 at 
Smith’s death in the early 1930’s2 and 
received a federal grant to improve 
facilities.  With the money they build two 
runways, one 3,000 feet long and the other 
is 2,800 feet.  The outbreak of World War II 
in 1941, the airport received another 
federal grant as well as secured local 
funding to a tune of $600,000.   
 
At this time commercial service is not held 
at the Hillsboro Airport, but that hasn’t 
always been the case.  During the Columbia 
River flooding that wiped out Vanport, 
Hillsboro International Airport was used to 
receive 100,000 sandbags, six water pumps, 
and other emergency relief supplies and 
equipment from the United States Air Force 
62d Troop Carrier Group.  During this time 
the runway was used for commercial 
carriers such as Coastal Airways, Columbia 
Air Cargo, and General Air Cargo that could 
not land at Portland-Columbia Airport (now 
Portland International).3 
 
Due to inadequate funding the airport had 
fallen into disrepair and the City of 
Hillsboro was no longer a suitable owner.  
The City requested the Port of Portland to 
take control in 1964 and was formalized in 
1966.  Soon after ownership was 
transferred to the Port of Portland an air 
traffic control tower opened on August 28, 
1966 and operated by the FAA. 2 The next 
large improvement came in 1975 when the 
current and main terminal was constructed.   
 
 
In 2007, to save time and expense from 
landing at Portland International or other 
landing rights airports HIO was designated 
as an “international port of entry to accept 
merchandise, clear passengers, collect 
duties, and enforce the various federal 
provisions and laws.”4  
 
As of July 2018, Oregon’s second largest 
airport is set to receive a $12 million bump 
in resources for updates and training. 
 
                                                          
1 Carey, C. H. (1922). Elmer Hurley Smith D.O. In C. H. Carey (Ed.), History of Oregon (p. 146). Chicago - Portland: Pioneer Historical Publishing Company. 
2 McKinney, Walter. "Port of Portland acquired municipal airport in 1965; Local airport serves aviation; Hillsboro boasts air history;" Hillsboro Argus, October 19, 1976. p. 9.  
3  Haulman, Daniel L. (1998). "The United States Air Force and Humanitarian Airlift Operations 1947–1994" (PDF). Reference Series. Air Force Historical Research Agency.  
4 Christensen, Nick (November 17, 2009). "Customs office at Hillsboro Airport keeps busy". The Hillsboro Argus. pp. A3.  
 Hillsboro Airport 1940s  
Source: http://www.pbase.com/donner_blitzen/image/148586470  
 
6 
Site Transit Infrastructure 
and Access 
 
The Hillsboro Airport is located within a car-
dependent neighborhood where most daily 
travel requires a car.5 However, due to the 
airport’s location on Cornell Road, there are 
public transportation options to off-set the 
heavy car dependent setting.  
 
The site is located less than half a mile 
from the Fair Complex/Hillsboro Airport 
MAX Station. This station provides Trimet’s 
MAX Blue Line light rail service west from 
the Hillsboro Airport into downtown 
Hillsboro and east into Gresham. This stop 
is not currently served by the Red Line train, 
which goes directly to and from the 
Portland International Airport; however, the 
current Trimet Red Line Improvements 
Project will eventually extend the Red Line 
service to the Fair Complex/Hillsboro 
Airport MAX Station.6 Construction for this 
project is expected to start in 2021.  
 
Additionally, the Hillsboro Airport is served 
by two Trimet bus lines, the 48-Cornell bus 
and the 46-North Hillsboro bus. The 
westbound buses stop directly in front of 
the entrance to the Hillsboro Airport while 
the eastbound buses stop on the opposite 
side of Cornell Road in front of the current 





provides service between the downtown 
Hillsboro Transit Center (Hillsboro Central) 
and the Sunset Transit Center. The 46-
Hillsboro North bus nearly circles the 
Hillsboro Airport and provides service from 
the downtown Hillsboro Transit Center 
(Hillsboro Central) to just north of the 
Hillsboro Airport. The 48-Cornell bus 
provides service during the weekdays and 
weekends; however, the 46-North Hillsboro 
is only active during the weekday.7 
 
The major intersection near the Hillsboro 
Airport include NE Cornell Road and NE 





8easiest and quickest access to Highway 26 
from the Hillsboro Airport is by taking NE 
Brookwood Parkway north for about three 
miles. The 2016 traffic count for the NE 
Cornell and NE Brookwood Parkway 
intersection totaled 19,857 cars daily. The 
daily traffic count for this location has 
increased nearly 27 percent from 2011 to 
2016. The intersection saw the highest 
yearly increase of daily traffic between 
2012 and 2013 (12 percent increase) and 
2013 and 2014 (13 percent increase). 
  
                                                          
5 https://www.walkscore.com/score/3355-ne-cornell-rd-hillsboro-or-97124 
6 https://trimet.org/redlineimprovements  
7 Trimet.org  
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Proposed site uses to include: Retail (including International Grocery), Flex Industrial and Hotel. The following are market assessments 
of these sectors. 
 
 
Retail Market Analysis 
Overview 
Source for the graphs in this section: CoStar.com, Sunset 
Corridor Hillsboro Submarket Report 
 
Having a few retail stores with a 
supermarket anchor, the development team 
decided the neighborhood center was the 
best retail classification. However, it is 
noted that the specialty grocer can have a 












According to CoStar, for neighborhood 
center, the total current rentable building 
area for the Sunset Corridor and Hillsboro 
area is just shy of four million. Further, the 
vacancy rate is hovering at 2.9% with the 











$27.79. While the availability rate is 3.4%, 
there is positive net absorption of 6,018 SF 
with another 13,218 SF under construction. 
Twelve month rent growth has been 3.8% for 















Historical and Forecasted 
Rent Growth 
 
According to CoStar, rent growth has been 
steady since rebounding from the great 
recession. Starting in 2016, rent growth was 
highest at just under 7% in 2016Q2 while 
tapering off to just over 4% in 2016Q4 and 
ending the year at $26.00 PSF. This decline 
stabilized throughout 2017, when rent 
growth averaged around 4% for the entire 
year ending at $27.50. In 2018Q1, the 
Sunset Corridor and Hillsboro submarket is 
averaging 3.8% rent growth with asking 





  Looking forward, CoStar forecasts rent 
growth to finish 2018 at about 3.8-4.0% 
before climbing to around 4.75% in 2019Q1. 
This would indicate that asking rents will be 
around $28.50 PSF going into 2019. This 
growth will taper off as they predict rent 
growth to decline to 3% by end-of-year 2019 
at around $29.50 PSF. This decline 
continues through 2020 as more supply 
comes online and rent growth hits a low of 
just 1% in 2021Q1. Asking rents will 
essentially stay flat during this time, and 
finish 2020 at around $30.00 PSF. As this 
supply gets absorbed, CoStar predicts rent 
growth to start increasing by 2% in 2022Q4 






Leasing and Vacancy 
 
With the great recession recovering, leasing 
in the Sunset Corridor and Hillsboro really 
started to shine. According to CoStar, by 
2012Q4, vacancy had dropped to 3.6% and 
averaged 3.5% throughout 2013 ending at 
3.25%. Vacancy remained between 3.25% 
and 3.6% until breaking through the long-
term average of 3.0% in 2016Q2. This 
activity was fueled by demand and positive 
SF net absorption then deliverable supply in 
the submarket. Between 2016Q2 and 
2017Q2 vacancy dropped to under 2.5% due 
to continued demand. From 2017Q2 to 
2018Q2, submarket vacancy numbers 
increased from 2.5% to 3.1% and back down 
to 2.4%. This was a result of large amounts 
of both positive and negative absorption in 
the marketplace.  Currently, overall vacancy 
is around 2.4% while neighborhood center 
vacancy is 2.9%. As more supply hits the 
marketplace in 2019, CoStar estimates 
overall vacancy to increase to 2.5%. With 
more net deliverables in 2020 and 2021, 
CoStar further predicts overall vacancy to 






Flex Industrial Market 
Analysis Overview 
 
According to CoStar, the total current 
industrial rentable building area for the 
Sunset Corridor and Hillsboro area is 
around 23,330,280 SF. The flex industrial 
space represents 38.2% of the total space 
at 8,935,077 SF.  Further, the vacancy rate 





asking rent per square foot (PSF) at $12.97. 
While the current availability rate is 3.4%, 
there is also positive net absorption of 
110,993 SF. Twelve month rent growth has 







  Historical and Forecasted 
Rent Growth 
 
According to CoStar, rent growth has been 
increasing since rebounding from the great 
recession. Starting in 2013, rent growth has 
increased from 3.5% to 5.2% in 2016Q2 
while ending the year at just over 4% in 
2016Q4 and $12.03 PSF. Asking rent growth 
remained around 4% throughout 2017 and 
ended the year at $12.54 PSF. Towards the 
end of 2017 and into 2018Q1, the Sunset 
Corridor and Hillsboro submarket saw a 5% 
increase in rent growth with asking rents 
around $13.16 PSF for flex industrial. 
 
Looking forward, CoStar forecasts flex 
industrial to lead all other industrial types 
in rent growth until 2021. Their projection 
has flex industrial rent growth at 5.2% in 
2018 before declining to around 4% in 
2019Q2. This would indicate that asking 
rents will be around $13.25 PSF going into 
2019. This growth will taper off as they 
predict rent growth to further decline to 
3.5% by end-of-year 2019 at around $13.75 
PSF. This decline continues through 2020 as 
more supply comes online and rent growth 
declines to just 1.1% in 2021. Similar to 
retail, asking rents will essentially stay flat 
during this time, and finish 2020 at around 
$13.86 PSF. As this supply gets absorbed, 
CoStar predicts rent growth to start 
increasing by 1.8% in 2022 and finishing the 





Leasing and Vacancy 
 
Flex industrial had a historic slow recovery 
after the great recession. According to 
CoStar, going into 2013, vacancy was over 
13%.  By 2014Q1, vacancy had dropped to 
around 7% and averaged 7% throughout 
2014. Going into 2015, vacancy started to 
drop as demand and positive net absorption 
in the submarket was realized. By 2016Q2 
vacancy had declined to 3.75% and 
continued to hover between 3.75% and 4% 
until the end of 2017. This was due to net 
absorption keeping pace with new supply in 
the submarket. From 2017Q4 to 2018Q2, we 
saw a decline in submarket vacancy 
numbers to 3.1%. With very little change in 
supply and demand, the Sunset Corridor 
and Hillsboro submarket is seeing very little 
change in vacancy and SF growth. Currently, 
flex industrial vacancy is around 2.8% while 
overall industrial vacancy is 2.5%. As more 
supply hits the marketplace in late 2018, 
CoStar estimates flex industrial vacancy to 
increase to 3.0% by the end of 2018. With 
slightly net deliverables in 2020 and 2021, 
CoStar further predicts flex industrial 
vacancy to increase to 3.4% in 2020 and 





Hotel Market Analysis 
Overview 
Source for the graphs in this section: STR, Inc. and STR Global, 
Ltd., 2018 STR Trend Report, Hillsboro, OR 
 
The ground lease for current hotel on the 
site will expire and due to the condition and 
design of the current hotel building, it has 
been decided that the hotel will be 
demolished to make room for a modern 
hotel. Due to the market conditions for the 
hotel sector, the new hotel will be 
developed during the fourth and final phase 
of this project which will start in month 35 
of the development. 
 
The hotels in Hillsboro have reported a very 
strong performance since the recession; 
however, the increase in future supply will 
soon outpace the increased demand. For 
this reason, Mr. Bashir Wali, President and 
CEO of Provenance Hotels, believes funding 
for hotel development will be hard to obtain 
due to the unwillingness of banks and other 
traditional lenders to provide funding. 
However, Mr. Wali notes that the location 
will be an ideal spot for a hotel focused 
around business travelers in three years. It 
should also be noted that the Hillsboro 
hotel market is interdependent and a part 
of the larger Portland hotel market. For 
example, Mr. Wali mentioned that Hillsboro 
receives spillover occupancy from Portland 
when demand is high, and supply built in 
Portland affects the smaller surrounding 
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Hotel Supply and Demand 
 
There are currently 13 hotel properties in 
Hillsboro with a total of 1436 rooms. Of the 
13 properties, eight are upscale while five 
are upper midscale properties.  
 
According to 2018 STR Trend Report for 
Hillsboro, the hotel supply increased almost 
19% during 2017 while the demand for 
rooms increased by just seven percent. The 
supply is forecasted to increase by 27.9% in 
2018 while demand is projected to increase 
by 17.4% in 2018. There are five projects 
currently in the pipeline that will bring 548 
new hotel rooms to Hillsboro in the next two 
years. The ratio of current average supply to 
demand of rooms as of July 2011-2018 is 
209,309 to 156,237 or 1.34. The projected 
yearly average supply to demand ratio of 
rooms is expected to increase to 375,884 to 
278,709 or 2.69 by end of 2018. The ratio of 
supply to demand is projected to double. 
 
The increase of supply throughout the 
Portland area will also cause a decrease in 
absorption and occupancy rates in Hillsboro 
over the next few years. According to Mr. 
Wali, from an occupancy standpoint, the 
hotel market is at or near its peak.  
  
Year Occupancy % Change ADR % Change RevPAR % Change Supply % Change Demand % Change 
Jul-11  76.1   9.8  $109.81  14.9  $83.57  26.2   181,684   -0.3   138,275   9.4  
Jul-12  78.8   3.5  $120.17  9.4  $94.68  13.3   181,684   0.0   143,148   3.5  
Jul-13  81.1   3.0  $130.70  8.8  $106.06  12.0   181,684   0.0   147,425   3.0  
Jul-14  72.8   -10.2  $133.78  2.4  $97.46  -8.1   184,970   1.8   134,747   -8.6  
Jul-15  74.6   2.4  $140.88  5.3  $105.04  7.8   204,156   10.4   152,221   13.0  
Jul-16  79.1   6.1  $147.81  4.9  $116.95  11.3   213,062   4.4   168,582   10.7  
Jul-17  70.7   -10.7  $148.13  0.2  $104.67  -10.5   266,785   25.2   188,516   11.8  
Jul-18  71.9   1.8  $144.81  -2.2  $104.19  -0.5   287,472   7.8   206,836   9.7  
Average  74.6   0.7  $132.28  5.5  $98.74  6.4   209,309   6.1   156,237   6.6  
 
Hil lsboro Hotel Market Trends  
Trends as of July: 2011 - 2018 
 
Year Occupancy % Change ADR % Change RevPAR % Change Supply % Change Demand % Change 
2011 76  7.5  $109.20 13.0 $83.00 21.5  312,805   -0.2   237,759   7.3  
2012 78.9  3.8  $120.12 10.0 $94.81 14.2  312,805   0.0   246,886   3.8  
2013 79.9  1.2  $130.36 8.5 $104.17 9.9  312,805   0.0   249,949   1.2  
2014 70.8  -11.4  $134.15 2.9 $94.95 -8.8  332,309   6.2   235,213   -5.9  
2015 76.4  8.0  $140.73 4.9 $107.58 13.3  351,495   5.8   268,687   14.2  
2016 76.5  0.0  $148.44 5.5 $113.50 5.5  399,569   13.7   305,496   13.7  
2017 68.9  -9.8  $144.38 -2.7 $99.53 -12.3  474,253   18.7   326,936   7.0  
2018F 69.5 -9.15 $144.00 -0.3 $100.00 -11.9  511,027  27.9  358,708  17.4 
Average 74.6 -1.22 $133.92 5.2 $99.69 3.9  375,884  9.0  278,704  7.4 
 





Historically, the Hillsboro hotel market has 
seen high occupancy rates. However, the 
occupancy rate of hotels in Hillsboro fell 
over 10% in 2017 to a low of 68.9%. The 
biggest change in occupancy was in 2014 
when the occupancy rate fell over 11%. The 
occupancy rate is expected to slowly rise in 
2018 to 70.2%. Currently, the average 
occupancy rate for 1Q18 and 2Q18 is at 
71.9%, up nearly 2% from the previous year. 
Occupancy rates for the current year have 
hovered around 60% and 70% and reached 
the 80% range during the summer months 
indicating a healthy tourism draw in the 
summer months and a steady demand from 
business travelers from January through 
May.  
 
Historical and Forecasted 
Revenue Growth 
 
The Average Daily Rate (ADR) of hotels in 
Hillsboro has steadily increased from 2011 
to 2016 only to decrease in the past two 
years by around $4 per year. The average 
ADR rate of change since December 2011 is 
5.2%. Despite record occupancy levels, 
Revenue Per Room (RevPAR) has continued 
to challenge the Hillsboro hotel market 
recently.  RevPAR and ADR were down in 
2017 and are projected to be down in 2018 
as well. RevPAR was down in double 
 
 
digits in 2017 to just under $100 and is 
projected to be the same amount in 2018. 
The ADR of Hillsboro hotels was down 
nearly 3% in 2017 after a slow decline from 
the 13% increase in 2011. The average 
RevPAR It is projected that 2018 ADR will 
continue to sink an additional 3% in 2018. 
An increase in hotel supply, low inflation 
and websites like AirBNB, have put pressure 





When the hotel construction begins during 
phase four, we expect the ADR of the 
Hillsboro hotel market to be $153 with an 
average occupancy rate of 70% and a 
RevPAR estimated at $107. Once the hotel 
construction is completed in month 48 we 
expect the Hillsboro market ADR and 
RevPAR to increase slightly to $158 and 
$110. These numbers include a 
conservative 3% inflation rate.  
 
  
                                                          
9 https://www.hotelbusiness.com/cbre-occupancy-to-increase-through-2019/  





3 Star Rating 
80 Rooms 
3.7mi to Hillsboro Airport 
October 2018 Delivery 
 
Home2 Suites by Hilton 
 
3 Star Rating 
152 Rooms 
4.5mi to Hillsboro Airport 




3 Star Rating 
80 Rooms 
2.7mi to Hillsboro Airport 




3 Star Rating 
92 Rooms 
3.0mi to Hillsboro Airport 
December 2019 Delivery 
 
Cambria Hotel & Suites 
 
3 Star Rating 
144 Rooms 
3.9mi to Hillsboro Airport 









Trade Area Market Analysis 
 
Defining Trade Area 
 
The trade area for the international market 
concept at the Hillsboro Airport includes 
Forest Grove, Cornelius, Hillsboro and about 
to 185th. The largest drive distance radius is 
20 minutes to include Forest Grove. Another 
5-mile drive distance radius is also included 
for reference. This radius includes 
Cornelius and 185th. The drive distance 
summary to the surrounding areas is as 
follows: 
 
□ Forest Grove – 18 mins, 9.4 miles 
□ Cornelius – 10 mins, 5.3 miles 
□ 185th – 11 mins, 5.7 miles 
 
The drive time for the international market 
would be as long as 20 minutes as the 
market will be a destination for ethnic and 




Proposed Program:   Aero District  International Food Market  








Radius Map of Hillsboro Airport 
International Market Trade Area, 5-mile 





Demographics of Ethnic Community 
Source for the graphs in the sections that follow: US Census 
ACS 2016 (5-Year Estimates) 
 
The population of the Portland 
/Vancouver/Hillsboro Metro Area is 
1,889,110 and the population of the Trade 
Area is 124,612. The population of foreign-
born in the Portland/Vancouver/Hillsboro 
Metro Area is 246,408 and the foreign-born 
population of the Trade area is 24,380. 
In comparing the native born to foreign born 
of the Portland/Vancouver/Hillsboro Metro 
Region to the defined Trade Area, 87% of 
the Metro Region is native born compared 
to 80% in the Trade Area. In the Trade Area, 





The percentage of foreign-born entering 
both the Metro Region and the Trade Area 
have decreased in recent decades by about 
half. Before the 1990s to 2009 the percent 
of entry was at 25%-30%, in recent decades 
it has decreased to 14%-15%. The Metro 
Region percent of entry slightly outpaced 
the Trade area before 2000. Now the Trade 
































METRO AREA - GREEN
TRADE AREA - BLUE
Before 1990 1990 to 1999 2000 to 2009 2010 or Later
Trade Area 28.1% 26.3% 30.5% 15.1%









FOREIGN-BORN YEAR OF ENTRY
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The Birth Place of Foreign-Born Total Population graph shows that majority of foreign-born are from Asia and the Americas. Comparing 
the Trade Area to the Metro Region, in the Trade Area 34.8% are from Asia and 56.1% are from the Americans. Whereas in the Metro 
























The following are the breakdown of the ethnic populations from Asia and the Americas for the Metro Region and the Trade Area: 
 
Most of the Asian foreign-born population in both the Metro Region and the Trade areas are coming from east and southeast Asia. In 
both areas, most are from India (4.9% Metro, 9.9% Trade Area), Vietnam (7.5% Metro, 5.1% Trade Area) and the Philippines (3.5% Metro, 
4.1% Trade Area), with also a significant percent from China (5.0%) and Korea (3.1%) in the Metro Region. 
 






















Europe Asia Africa Oceania Americas
BIRTH PLACE OF FOREIGN-BORN 
TOTAL POPULATION
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0.1% 0.9%










BIRTH PLACE OF FOREIGN-BORN POPULATION  
THE AMERICAS, PORTLAND/VANCOUVER/HILLSBORO 
METRO AREA
0.2% 0.1% 0.1% 0.1%
48.4%








BIRTH PLACE OF FOREIGN-BORN POPULATION  
THE AMERICAS, TRADE AREA
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Trade Area Population, Education and 
Income Trends 
 
Population of the Trade Area is 124,612, 
with an average household size of 2.8 
persons. 69.9% of the total population in 
the trade area are in the labor force. The 
unemployment rate is 7.1% of the 





The high school drop-out rate is 4.9% for the 
Trade Area compared to 5.5% for Hillsboro. 
Education attainment of Trade Area 




Area, with the Trade Area slightly behind the 
Metro Area in college education 
percentage. The Trade Area has a slight 

























































































Trade Area Portland/Vancouver/Hillsboro  Metro Area
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Majority (61.1%) of population in the Trade 
Area are in at the mid- to upper-income 
levels, at or above $50K. With 49.3% 






















































Asian and Hispanic Buying Power:  
Growing US Market 
Source of the following data: UGA Report: Minority Groups 
Driving US Economy, by Matt Weeks, UGA Today, March 2, 
2017 
 
The University of Georgia’s Terry College of 
Business’s Selig Center of Economic Growth 
puts out a Multicultural Economy Report. 
The latest was published in 2016. Per the 
report, “buying power” is defined as “total 
personal income available for spending 
after taxes.”  
 
As a nation, the US total buying power in 
2016 was $13.9 trillion and is projected to 
increase to $16.6 trillion by 2021. At the 
same time, minority buying power is 
increasing faster than whites as the country 
becomes more diversity. Minority groups 
are becoming more educated and 
entrepreneurial, which influence personal 
spending capacity. Per the article, from 
2000 to 2016, the combined buying power 
of African, Asian and Native Americans 







Hispanic Buying Power 
 
1 in 6 in the US are Hispanic. In 2016, 
Hispanics made 10% of the nation’s buying 
power, as their buying power increased 
181% from 2000 to 2016, from $495 million 
to $1.4 trillion. The article states that US 
Hispanic buying power is greater than the 
GDP of Mexico. 
 
Hispanics spend mostly on: groceries, 








Asian Buying Power 
 
In 2016, Asians were 6% of the US 
population, with 6% of the US buying power. 
From 2000 to 2016, Asian buying power 
increased by 222% to $891 billion. 
 
Asians spend mostly on: dining out, 
















Hispanics spent more of their income after 
taxes, 14.7%, on food as seen per the 
Consumer Expenditure Survey data for 
2016. Asians and Hispanics spend more in 
the following food categories than the total 
US population: 
 
□ Meats, poultry, fish and eggs 
□ Fish and seafood 
□ Fruits and vegetables 
 
There are 4522 Asian household in the 
Trade Area that spend 12.2% of their annual 
income on food or $8,205. This is a total of 
$37.1 million of Asian spending on food in 
the area. 
 
There are 7058 Hispanic household in the 
Trade Area that spend 14.7% of their annual 
income on food or $6,912. This is a total of 
$48.8 million of Hispanic spending on food 
in the area. 
 
Source ethnic household numbers: US Census ACS 2016 (5-Year 
Estimates) 
 
Table 2100. Race of reference person and Table 2200. Hispanic or Latino origin of reference person: Annual 
expenditure means, shares, standard errors, and coefficients of variation, Consumer Expenditure Survey, 2016 
Consumer unit characteristics: 
(# of consumer units in thousands) 
All 
consumer 
units Asians Hispanics     
Median income before taxes $74,664 $95,173 $56,073     
Median income after taxes $64,175 $80,339 $52,521     
 National Buying Power of Asian and Hispanic Populations, 2016  
Source: Table 2100. Race of reference person and Table 2200. Hispanic or Latino origin of reference person: Annual 
expenditure means, shares, standard errors, and coefficients of variation, Consumer Expenditure Survey, 2016 
 
Consumer unit characteristics: 





Median income before taxes $74,664 $95,173 $56,073 
Median income after taxes $64,175 $80,339 $52,521 
        
Housing tenure:       
    Homeowner 62% 54% 45% 
          With mortgage 36% 35% 30% 
          Without mortgage 27% 19% 15% 
    Renter 38% 46% 55% 
        
Average annual expenditures       
Mean $57,311 $67,267 $47,023 
    Food       
Mean 7,203 8,230 6,917 
Share 12.6% 12.2% 14.7% 
          Food at home       
Mean 4,049 4,288 4,164 
Share 7.1% 6.4% 8.9% 
          Meats, poultry, fish, and eggs       
Mean 890 1,014 1,068 
Share 1.6% 1.5% 2.3% 
          Fish and seafood       
Mean 130 270 151 
Share 0.2% 0.4% 0.3% 
          Dairy products       
Mean 410 336 399 
Share 0.7% 0.5% 0.8% 
          Fruits and vegetables       
Mean 783 988 880 
Share 1.4% 1.5% 1.9% 
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Housing tenure:           
Homeowner 62% 54% 45%     
With mortgage 36% 35% 30%     
Without mortgage 27% 19% 15%     
Renter 38% 46% 55%     
            
Average annual expenditures           
Mean $57,311 $67,267 $47,023     
Food           
Mean 7,203 8,230 6,917     
Share 12.6% 12.2% 14.7%     
Food at home           
Mean 4,049 4,288 4,164     
Share 7.1% 6.4% 8.9%     
Meats, poultry, fish, and eggs           
Mean 890 1,014 1,068     
Share 1.6% 1.5% 2.3%     
Fish and seafood           
Mean 130 270 151     
Share 0.2% 0.4% 0.3%     
Dairy products           
Mean 410 336 399     
Share 0.7% 0.5% 0.8%     
Fruits and vegetables           
Mean 783 988 880     




Grocery Supply in the Trade Area 
 
There is a total of 26 groceries within the 
Trade Area. 15 are ethnic groceries and 11 
are non-ethnic groceries. 
 
The ethnic groceries are mostly small (1,200 
– 8,000 SQFT), many existing in older strip 
centers or in industrial space. There is a 
concentration of Indian groceries SE of the 
Tanasbourne area/south of Sunset 
highway/US 26. Just north of Tualatin Valley 
highway there is a mixture of Hispanic, 
Muslim and Asian markets.  
 
Along Cornell Road between the Hillsboro 
Airport and Tanasbourne there is a cluster 





U-Need Asian Market 
Apna Bazaar Indian 
Store 
India Sweets & 
Spices 
Viet & Thai Market 













Aloha Halal Market 


















Whole Foods Market 
















   
  
















□ ECONOMIC AND SUSTAINABLE 
SOLUTIONS: New Construction – 
designed for Deconstruction and 
tenant/space Flexibility; Whole site – 





□ PLACEMAKING: Warehouse 
District Feel □  
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□ PAY HOMAGE TO AIRPORT 
HISTORY: Adaptive Reuse of Existing 





The site is divided into two parcels by 
heavily trafficked NE Cornell Road.  To the 
north a 36-acre parcel defined by the 
runways and tarmac on its northern edge 
and Cornell to the south.  Anther smaller 5-
acre parcel is across Cornell to the south.  
This parcel is boarded by two roads, Cornell 
itself and Veterans Drive to the east.  To the 
south and west is the open space of 




Access to both parcels is via the 
intersection of NE Cornell Road and 
Veterans Drive.  This intersection sees 
around 58,600 vehicle trips daily.  Due to 
this heavy traffic volume access points to 
the sites are limited to this intersection. 
The northern 36-acre parcel currently 
houses multiple airfield functions in seven 
existing buildings. This includes the main 
airport terminal, multiple flight schools, and  
 
 
miscellaneous aviation businesses. The 5-







 The main vehicular entrance to the site off 
Cornell Road leads directly through the site 
to the main airport terminal building.  
Circulation for airport traffic loops around 
the main parking lot keeping a tight traffic 
loop and consolidation this traffic close to 
the main terminal.  
 
A secondary loop traverses through the 
industrial section of the site allowing traffic 








Airfield construction began in the 1940’s. 
One of the first buildings was a small 3,000 
square foot hanger built by Swede Ralston, 
now known as the “Swede Hanger” and is 
currently used as an education facility 
teaching youth about aeronautics.  The 
original building had a large sign on the 
length of its roof spelling out “Oregon”.  It is 
this developments intent to keep and 
rehabilitate this building and re-installing 




Swede Ralston soon built a second larger 
Hanger with Ed Ball to house the Ralston – 
Ball Aviation Services sometime in the late 
1940’s.  This is a major piece of the airfields 
history and it is this developments intent to 
maintain this original hanger and bring it 
back to its historic aesthetics with original 
branding and advertisements painted on 




Another major piece of the airports historic 
fabric is “the mushroom” a now retired 
refueling depot.  The Mushroom will be 
incorporated as a major focal point with in 
the new development, as the center piece 
of a pedestrian open space fronting the 










Along with the historical structures still 
found on the airfield new more modern 
buildings have been incorporated to the 
airport functions over time.  The majority of 
these structures are typical large-scale 
open hanger buildings. This building type is 
consistent with the design intent of the new 
development on a whole. Maintaining these 
building and repositioning them for a new 
use is consistent with the design ethos of 
the new development. Keeping the majority 
of these building materials out of the 
landfill.  Keeping a majority of these 
existing hangers makes sound financial 







New Red Iron Hanger Buildings 
 
The design intent for the new construction 
for this airfield development is within 
keeping with the large-scale open hanger 
concept of the airport hangar aesthetic. The 
new buildings will be constructed from 




fiberglass blanket insulation.  The red iron 
structure will be bolted together rather than 
welded to design in the future inevitable 
deconstruction.  With the nature of this 
development being on a land lease the 
future lifespan of these buildings is unsure.   
 
 
With deconstruction designed in these 
buildings are available to be moved and 




Aero District Social/Community/Cultural Diversity Initiatives 
 
Part of creating the Aero District as a place would include highlighting its and the Port of Portland’s commitment to Community, Art and 
Culture. Hillsboro, OR is listed as the second most diverse city/suburb in Oregon by two online data analytics sites HomeSnacks.net and 
Niche.com. The Market Analysis section, under Proposed Program: Aero District International Food Market, contains an analysis of the 
ethnic diversity of the area. 
The Aero District development looks to showcase this commitment by: 
□ Improving the Youth Career Outreach Program 
□ Implementing an Airport Business Diversity Initiative  
□ Creating a Sister Airport Program 
□ Integrate the onsite Aviation Museum into the District  
□ Create an Aero-plane Artist Design Initiative 
□ Bring the Hillsboro Roller Derby Team, the Air Raid Roller Girls, to the Aero District 
 
Promoting Social Diversity 
 
Youth Career Outreach 
 
Airway Science for Kids (ASK), 
airwayscience.org/, is a current, non-profit 
tenant at the Hillsboro Airport. The 
organization has programing that targets 
socially and economically challenged youth, 
sparking interest in STEM/aeronautical 
careers. The organization has programs for 
school aged kids. Two of the programs are 
InFlight (middle/high school career 
exposure) and TeenFlight (teen aircraft 
building program), which connect students 
to the airport and Portland Community 
College.   
Strengthen and formalize these programs 
by increasing career mentoring/shadowing 




aviation scholarship/training (in flight and 
other areas of aviation) program. ASK could 
possibly partner with the Port of Portland, 
the Hillsboro Aero Academy (the flight 
school located at the airport) and other 
aviation industry companies that utilize the 
airport, to create a youth mentorship/ 
shadow program. There is also opportunity 
to partner with EAA’s Young Eagles 
initiative as they have air academy, camp 
and scholarship programs, including a 
program targeting young women called 
Women Soar. The Airport Minority Advisory 
Council (AMAC), discussed more below in 
the Airport Business Diversity Initiative 






Having ASK as part of the Hillsboro Airport 
is already a plus. The goal for formalizing 
and strengthening the youth program is to 
increase diversity of youth (including 
female and disadvantaged minorities) 
entering aviation related careers. 
Successful implementation of strong youth 
programing at the airport, with the least 
economic impact, depends on the creation 
and strengthening of industry partnerships, 





Airport Business Diversity Initiative 
        
Hillsboro Airport could become a member of 
the Airport Minority Advisory Council 
(AMAC), an organization which “promotes 
participation of minority-owned, women-
owned and disadvantaged business 
enterprises in contracting opportunities 
and professional development throughout 
the aviation and aerospace industries.”  
       The Port of Portland can also extent its 
current social diversity programs, already 
implemented at the PDX Airport, to cover 
new business opportunities created with 
the Hillsboro Airport redevelopment. The 
Port of Portland currently offers the 
following programs to help support 
investment. However, the outcome would be 
local business growth for the city and 
businesses that help strengthen the local 
economy.  
 
The Port of Portland currently offers the 
following programs to help support small 
business diversity and connect with the 
local community at PDX: 
□ Small Business Mentor-Protégé 
Program 
□ Disadvantaged Business Enterprise 
(DBE) Program 
□ Airport Concessions Disadvantaged 
Business Enterprise (ACDBE) 
Program 
□ Small Business Enterprise Program 
      The Port’s current programs help support 
Portland-based, small business involvement 
at PDX Airport. As the Hillsboro Airport 
expands, this local, Hillsboro-based support 
of small development and social diversity 
should continue. Measurements of success 
include tracking the number of local, 
socially diverse businesses that become a        
 
part of the new airport expansion. Creating 
programing that support local, small 




Sister Airport Program 
        
Another possible way to increase social 
equity is to create a Sister Airport program. 
Sister Airport programs are ways to create 
partnerships with foreign airports focusing 
on sharing industry best practices and 
promoting potential mutually benefiting, 
global, economic development 
opportunities.  
       Atlanta’s Hartsfield-Jackson Airport has 
partnered with Jamaica’s Airport Authority 
of Jamaica recently. Montego Bay has been 
a Sister City for Atlanta for almost 40 years 
and this new relationship is just an 
expansion on that relationship. This 
relationship was built through Atlanta’s 
Sister Cities Commission which manages 
the city’s 17 sister city relationships. These  
 
relationships have “contribute nearly $100 
million to the local economy through 
business and trade, tourism, education and 
cultural programs,” as stated per the 
Commission’s website. An aviation related 
example of this program’s initiatives is the 
Atlanta International Startup Exchange. 
Through this initiative Atlanta teamed with 
its sister city, Toulouse, France, to 
participate in the Airbus BizLab program, a 
global aerospace business accelerator. This 
type of participation increases 
opportunities for the city to have new global 
partners, investors and clients. 
       Hillsboro’s sister city is Fukuroi, Japan. This 
relationship currently promotes student 
cultural exchange. Portland has 9 sister city 
relationships. The Hillsboro Airport could  
 
explore how it can strengthen Hillsboro’s 
current Sister City relationship (note, 
Fukuroi does not have an airport), explore a 
relationship with one of Portland’s sister 
cities, or create a new Sister City 
relationship. The Sister City program could 
explore opportunities that reflect local, 
cultural diversity and build on the airport 
and community’s technology industries. The 
goals would be to promote cultural 





Promoting Community Arts and Culture 
 
Integration of The Classic Aircraft Aviation 
Museum into the Aero District  
 
The current Aviation Museum exhibits 
restored and flyable classic aircraft on 
static displays within the museum, at air 
shows, historical reunions, industry and 
aviation events. Besides restoring the 
aircraft, museum volunteers also conduct 
tours of the hangar and put on exhibitions. To 
help showcase the collection and for 
placemaking, a few planes from the 
collection would be distributed throughout 
the Aero District (in both public and secure 
locations). The District becomes part of the 
museum. Displaying outside the museum 
would help drive traffic to the larger 





Create an Aero-plane Artist Design 
Initiative 
 
Themed cast statues have become a way to 
promote cities, the arts, local businesses 
and a creative way to interact with local 
visitors. The Aero District will have its own 
themed cast initiative, the Aero-Plane. The 
cast Aero-Planes will be located throughout 
the district, decorated by District 
businesses. The new fairgrounds event 
center will also have an aviation theme. A 
cast Aero-Plane can be on display at the 
new event center and also at the Fair 
Complex/Hillsboro Airport Trimet MAX 






Air Raid Roller Girls – Bring to the Aero 
District 
 
The Hillsboro Roller Derby team, The Air 
Raid Roller Girls, moved out of Hillsboro in 
2014 after the closing of Skate World. The 
aviation themed team currently practice in 
the cafeteria of Hillsboro High School but 
lack any regular or permanent access to a 
traditional skating rink. To mediate this 
issue, the team will be brought to the Aero 
District to have a permanent home and to 
help promote cultural diversity of sport. The 
team’s new home will be a shared space 
located within the mixed-use event and 
recreation space on the southeast corner of 
the site near the hotel. The mixed-use event 
and recreation space will be 20,000 SF and 





Promoting Environmental Sustainability  
 
Viking Development understands the 
importance of integrating environmental 
sustainability into our development plan. 
Furthermore, we recognize and appreciate 
the importance in which the Port of 
Portland’s places in environmental 
sustainability and social equity. These 





Viking Development designed the buildings 
with sustainability in mind. The A-Frame 
construction type lends itself as an 
adaptable and reusable building type. Just 
as we propose remodeling and reusing 
some of the original hangars which date 
back to the 1940s, our buildings will have a 
long life as well. The buildings will also be 
adaptive, meaning over their lifecycle they 




Bio-swells and Greenspace 
 
We have integrated a sizable bio-swells and 
desired greenspace throughout the site. 
Incorporation of the bio-swells will help the 
sustainability of the project given the vast 
amount of parking lot space. 
 
Deicing Treatment Program 
 
The airport site will use a small-scale 






















While predicting the future is nearly 
impossible, it is important to understand 
the driving factors behind a development’s 
assumptions. Viking Development 
understands the importance of maintaining 
disciplined and conservative underwriting. 
We started the projections at Year 0 which 
we consider groundbreaking. We decided to 
escalate development costs by 2.75% to 
match the long-term rate of inflation. Viking 
Development used the same rate of 
escalation when forecasting future values 
for both retail and industrial market rate 
rents. Furthermore, Viking Development 
escalated both the cost of tenant 
improvements and leasing commissions 
over the full fifty-year hold period. We 
estimated 10% turnover for both retail and 
industrial every five years over the hold 
period, and accounted for the escalated 
tenant improvements and leasing 
commissions at that time. To be 
conservative, we factored in a capital 
reserve budget of 1.5% of gross income 
from retail and industrial. 
 
For operations, we assumed each lease was 
going to be NNN. This means we pass along 
operational overhead costs to the tenant. 
Furthermore, a 4% management was 
included as market management fees are 
running between 3% and 5%. We also 
planned for 2% of gross income to be 
dedicated to a reserve account that will 
help fund future repairs and maintenance. 
Viking Development factored in 5% vacancy 
 
 
 for both retail and industrial. We 
understand not everything goes according 
to plan, therefore we accounted for 1% bad 
debt and 1% concessions. The hotel lease 
rate was structured as a standard fixed 20% 
of gross income. We used hotel industry 
data from STR to find that most hotels run  
 
 
with a 60% expense ratio. We determined 
that the hotel would provide the operator a 
sufficient return while paying us the 20% 
lease rate. We also have personnel 
overhead as a program manager for the 
development who will oversee the parking 





Lease-Up and Absorption 
 
The development project is broken up into 
four phases. Phase 2 is the longest phase 
with the most development at 185,900 SF 
over 24 months. During phase 2, Viking 
Development will build as well as remodel 
some of the older structures. Phase 2 starts 
at month 12 and continues until month 35. 
We will be actively preleasing the space 
during construction in Phase 1. By Phase 2, 
we hope to be somewhat preleased as 
buildings start coming online. According to 
our construction company, the first building 
will take around 8 months and we can leap 
frog crews as they complete the buildouts. 
We project by month 29 to start leasing up 
and be at 25% leased-up for industrial and 
30% leased-up for retail by the end of Phase 
2. By the end of Phase 2 we will have 
completed 73% of the total industrial and 
85% of the total retail space. Using 
conservative lease-up, we expect retail to 
be at 85% leased-up and industrial to be at 
70% leased-up by end of Phase 4. The 






















The development site consists of roughly 45 
acres spread out among two sites. The main 
site is just north of Cornell Road and 





site sits directly south of both the main site 
and Cornell Road and holds approximately 5 
acres of developable land. Between the two 
sites, we will be developing 273,750 SF of 





Portland’s terminal use. The terminal will be 
paid for by the Port of Portland and built by 
us, Viking Development. For building out the 
terminal, Viking Development will collect a 








The total retail development will consist of 
65,600 SF, of which 61,664 SF will be 
leasable. The 65,600 SF will be a 
combination of five retail buildings. Viking 
Development will build the five new 
buildings at $85.00 PSF with $45 PSF of 
tenant improvements. The construction type 
will consist of A-frame steel which is the 
construction type for the existing hangars. 
This construction type will fit in with the 
current hangar buildings which Viking 
Development has decided to renovate. 
Retail Building 1 will be the north retail 
building and consist of two 8,000 SF 
buildings next to each other. This retail 
could be occupied by numerous 
independent gyms, tap-houses, breweries, 
merchandize retail or service retail 
 
 
. Retail Building 2 will be on the corner of 
Cornell Road at the entrance to the district. 
Retail Building 2 will be the international 
marketplace and take up 37,000 SF, which 
is comparable to an Albertsons or small 
Safeway. We projected a lower rental rate 
for this size and buildout which we have 
estimated to be at $10.00 PSF given market 
comparable rents. Retail Building 3 will be 
3,000 SF, dog themed tap-house located on 
the Southeast side of the development. The 
tap-house will be remodeled and feature a 
large bay door leading out to a large fenced 
dog play area. The other two retail locations 
will be around 4,800 SF and will located on 
the South site next to the hotel. These two 
retail sites will serve as restaurants as our 
market analysis has determined there is a 
 
 
need for sit-down restaurant space. This 
space will be developed for around $120 
PSF with the same TI allotments. We are 
have conservatively modeled the vacancy at 
a total of 5% throughout the entire 
development with costs and rents 
escalating 2.75% per year. Viking 
Development kept the total retail 
development percentage under 25% to 
strike a balance between the retail and 
industrial uses in order to satisfy the City of 














Given the building constraints, location and 
market demand, it was determined that flex 
industrial was in high demand. One key 
attribute to A-Frame steel is the quality-to-
price building cost benefit as well as the 
ability to add and subdivide the space as 
needed. Viking Development is constructing 
a total of 12 buildings. The mix will consist 
of 6 buildings being remodeled and 
repositioned and 6 being built from the 
ground-up. According to our construction 
sources, construction costs will be in the 
range $85-120 PSF. We have allotted $85 
PSF in construction costs and $20 PSF in 
tenant improvements. Furthermore, we 
were given an estimate of $40 PSF to 
remodel the existing buildings. We are also 
providing $20 in tenant improvements for 




The flex industrial will be built and remodel 
to include limited office space and can be 
subdivided very easily. This will allow us to 
accommodate a variety of users requiring 
different floorplate sizes. We learned 
during our market analysis that smaller 
floorplates ranging from 1,000 SF to 5,000 
SF are in high demand with service 
industrial. This includes contractors, 
plumbers, electricians, light manufacturing 
and building services. The Washington 
County Fair Grounds is looking to build a 
new 100,000 SF event and expo center. This 
expo center is expected to draw tech 
conferences, building trade shows and 
numerous other tech industry supply 
businesses. Viking Development believes 
having flex industrial in the heart of the  
 
 
Silicon Forest would give Hillsboro’s 
economic development mission a 
competitive advantage. There are numerous 
small IT development, servicing and startup 
companies who would like the opportunity 
to be directly in front of their target 
demographic while benefiting from large 
floorplates of affordable flex industrial 

















Currently there is a Comfort Inn budget 
hotel located on the south site. Viking 
Development analyzed the hotel to see if it 
was worth renovating. Our conclusion was 
that while it might be worth renovating, the 
Port of Portland is requiring the current 
operator to demolish it upon the end of the 
ground lease. In the last year, the hotel 
market in Hillsboro has softened due to a 
large supply of hotels coming online. 
However, occupancy still remains well 
above the 60-65% threshold that is typically 
noted as a healthy market. We will wait 
until Phase 4 of our development which 
 
 
will be starting in Year 3 and extending into 
Year 4. This will allow enough time for a 
market correction as well as to see if the 
Hillsboro Fair Complex’s event center 
creates an increase in demand. We are 
forecasting building a 90-room upper 
midscale hotel as long as occupancy stays 
above 60%. At the end of Phase 4, we are 
forecasting occupancy to remain stable at 
70%, with the average daily rate (ADR) being 
$158. This will put RevPAR at around $110 
and gross income at $3,629,207. As a 
developer, we will not operate a hotel, but 
sign a hotel lease with the operator. The 
 
 
forecasted lease amount will be $725,841 
which will be fixed at 20% of gross income 
and escalate at 3% a year. This escalation is 


























































We took out two construction mortgages 
that we refinanced into two separate 
permanent loans. It would be structured as 
two first mortgages, but on separate 
parcels. The first construction loan was for 
Phase 2 of the development and had a 24 
month draw window. The loan was interest 
only at 10% with 2 points paid and a loan-to-
cost of 70%. This put the loan amount for 
Phase 2 at $14,120,942 with $16,838,523 
disbursed. We started drawing on the loan 
in month 12 and drew through month 35. 
This put the interest only payments at 
$117,675 which we paid using an interest 
reserve account. The second construction 
loan was for Phase 3 and 4 of construction 
and had an 18 month draw window. We 
ended up only using 14 months of the 18-
month draw window. This loan had the same 
terms as the other construction loan. The 
loan amount ended being $32,299,522, with 







The two permanent loans were for the 
construction takeout amounts of 
$14,120,942 and $32,299,522. The term was 
amortizing over a 30-year term at 6% 
interest. This equated to payments of 























One difficult issue about modeling out fifty 
years is the timing of market cycles. Viking 
Development decided to take a 
conservative approach and use a 2.75% 
escalation factor which matches CPI 
increases to smooth out the 
inconsistences. As we end Phase 4 of 
construction we are roughly 85% percent 
leased-up. We hit full stabilization in Year 6 
where retail income is $1,445,319 and 





economic loss equates to 7% at $281,991 
and brings Effective Gross Income (EGI) to 
$3,746,451. The hotel lease income adds 
$725,841 as well as expense reimbursable 
of $1,593,601 from the triple net leases. We 
accounted for vacancy in the expense 
reimbursable as well. This brought total 
income to $5,967,470 at the end of Year 6. 










Our operational expenses include 
personnel costs, land lease, retail and 
industrial operating expenses, 
management fees and reserves. In Year 6, 
our personnel cost equals $65,000. The 
personnel cost is to hire a manager who will 
be responsible for shared parking 
management, site concerns, tenant issues 
and oversight. The land lease is added as an 
expense because if the development 
changes ownership, the land lease stays 
with the development. The land lease cost 
was determined by taking the square  
 
 
footage of our development area and by 
using market comparables, assigning a 
square foot value to the land. Viking 
Development’s analysis concluded that land 
was selling for around $6 PSF, and we were 
using roughly 10 acres worth of 
development. The Port of Portland required 
an 8% return on their land; therefore, we 
valued the land lease at $211,472 per year. 
In retrospect, the land on the Port of 
Portland’s property is worth less than 
similar property off of the site. This is 
because surrounding land does not have all  
 
 
the restrictions to new development in 
which the Port of Portland’s land does.  
We used an industry standard of 35% 
operational expense ratio for both the retail 
and industrial operations in addition to a 2% 
reserve and 4% management expense. In 
Year 6, our total expenses were $1,909,941, 
and $1,593,601 of that was reimbursable. 
This put our stabilized Year 6 Net Operating 





Net Operating Income and Before Debt 
Service Cash Flow 
 
For Year 6, NOI is $4,057,529. Our projection 
has construction expenses after NOI due to 
construction being a capital expenditure. 
From NOI we subtract out retail and 
industrial leasing commissions. These 
commissions are factored on the 
percentage of square footage which would 
be forecasted to be lease- during that time 
period (see lease-up schedule). This was 
calculated by taking the square foot 
percentage, multiplying it by the forecasted 
market lease rate then multiplied by the 
amount of years of the lease (we assumed 




broker’s commission of 3%. In Year 6, we 
have $136,457 in leasing commissions. 
From NOI, we also subtract tenant 
improvements based on the lease-up 
projections and type of tenant. Tenant 
improvements were estimated to be at $40 
PSF for retail and $20 PSF for industrial. 
This gave us $1,428,037 in tenant 
improvement costs in Year 6. Finally, we 
subtract out capital expenditures, which in 
Year 6 are estimated around 1.5% of the 
total income which equals $60,426. It is 
important to note that the majority of these 




remodeled projects, as we aim to keep the 
pre-modeled utilities and systems in place. 
This equates to a Before Tax Cash Flow of 














Holding this project for 50 years has a big 
effect on the project’s internal rate of 
return. Basically, on a 50-year hold, the 
project turns into equity multiple play. 
According to our conservative assumptions, 
we would realize a 6.4% IRR return to the 
developer. This is very low considering the 
amount of risk that is involved. However, 
the equity multiple will be around 12.18x if 
held for the full 50 years. This equity 
multiple really expands once the debt 
service amortizes down and frees up cash 
flow to the developer. We calculated the 
return on cost and return on equity at the 
end of Year 7 at 6.42% and 3.97%. We used 
Year 7 because it was the first stabilized 
year in which we had positive cash flow 
after debt service. 
 
 
The developer’s total equity in was 
$19,537,763 which includes cash flow 
during the development phases and the 
total equity out to the developer is 
$237,926,377. The total economic value of 
the development is $3,06,461,402. The 
payback period is between 19 and 20 years. 
The debt yield at Year 7 is 9.2% with an 
average debt yield of 12.1% of the course of 







Given the size and risk of this development, 
we highly doubt a bank would provide 
financing. If this deal were to move forward, 
it would have to be a balance sheet lender 
or large private capital firm who has 
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I The Yard at St Elmos 
II Brunswick Landing 
III Lowry Hangar 2 










The following case studies represent 
similar aviation/industrial district 
related redevelopment projects 
around the country.  Each project has 
been redeveloped through unique 
relationships and cooperation 





















The Yard at St Elmos 
Source: theyardaustin.com 
 
Developers: Scott Ungar, Adam Zimmerman and Brian Schoenbaum 
Project Cost: $120 million 
 
Old Warehouse district, 150,000 SQFT new and reused collaborative, manufacturing and retail space, coworking space, performance 
space, food cart pod 
 







Brunswick Landing: Center for Innovation 
Source: Brunswick Naval Air Station Reuse Master Plan, 
December 2007, Prepared for the Brunswick Local 
Redevelopment Authority, by Matrix Design Group And 
Midcoast Regional Redevelopment Authority (MRRA) website 
 
Former Naval Air Station Brunswick (NASB) 
Size: 3200 acres 
 
Current Program: 
2 million SQFT commercial and industrial 
space, plus Brunswick Executive Airport 
(BXM) 
 
TechPlace – technology 
accelerator/manufacturing business 
incubator with shared work space, small 
office and manufacturing spaces for start-
ups and early- stage companies 
 
Workforce training – Southern Maine 
Community College 
 
Current Businesses and Types: 
Retail/Warehousing, Anaerobic digester, 
Community college campus, Health care, 
 
Fitness, Affordable Midcoast Housing, 
National Guard, Aviation Business 
Association, Janitorial Services,  
YMCA, Whiskey, Dog Daycare/Animal Clinic, 
Navel Museum, Parks and Rec, Tech firms 
 
Amenities and Incentives: 
100% wind power, High speed fiber optic 
and data center, Low-tax development zone, 
Foreign-Trade zone, Interstate access, 






Lowry Hangar 2 
Source: Denver Urban Renewal Authority (DURA) website, renewdenver.org 
 
Developer: Larimer Associates, Hartman Ely Investments 
 
Project Cost: $21.7 million, financial paid off in six years 
Completed 2015 
Former WWII pilot training hangar, Hangar 2 was vacant for 15 
years before redevelopment 
 
DURA gave developer reimbursement - $2 million through TIF 
 
Current Program: 
90,000 SQFT retail and office space, 35,000 SQFT dining district 






Scottsdale Airport Terminal Area Redevelopment 
Source: scottsdaleaz.gov/airport/terminal-area-redevelopment  
 
Construction started: July 2017 
Total Projected Project Cost: $27 million 




Aviation Business Center – 23,898 SQFT, tenant space, Scottsdale 
Aviation Staff Offices, Customs, Civil Air Patrol, restaurant, 
meeting/banquet space 
 
2 Executive Hangars – 61,105 SQFT, accommodate tall tail aircraft 
Veteran’s Memorial – inside exterior plaza of Aviation Business 
Center 
 
